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      CITY OF MANTECA 
 

    D E V E L O P M E N T  S E R V I C E S  D E P A R T M E N T  
 

DATE: December 9, 2022 
 

TO: Reviewing Agencies, Interested Parties, and Organizations 
 

FROM: City of Manteca, Lead Agency  
 

SUBJECT: Notice of Preparation and Scoping Meeting for a Draft Environmental 
Impact Report and Initial Study for the Proposed LMC Manteca Project 

  
PURPOSE OF THIS NOTICE OF PREPARATION  
In accordance with the California Environmental Quality Act (CEQA), California Code of Regulations 
(CCR) Section 15082, the City of Manteca has prepared this Notice of Preparation (NOP) to inform 
agencies and interested parties that a focused Environmental Impact Report (EIR) that scopes out several 
environmental review topics from further study will be prepared for the referenced project. The purpose 
of an NOP is to provide sufficient information about the Project and its potential environmental impacts 
to allow agencies and interested parties the opportunity to provide a meaningful response related to the 
scope and content of the EIR, including mitigation measures that should be considered and alternatives 
that should be addressed.  
 
In compliance with CEQA, the City of Manteca will be the Lead Agency in preparation of the EIR. The 
Project location, brief description, and potential environmental effects are summarized below. Additional 
details about the Project’s potential effects are included in the attached Initial Study.  

 
NOP Comment Period (December 9, 2022 – January 9, 2023): The City requests review and 
consideration of this notice and the Initial Study and invites written comments regarding the preparation 
of the EIR be submitted by January 9, 2023. This NOP and Initial Study are available for review here: 
https://www.manteca.gov/departments/development-services/planning/planning-division-documents/-
folder-206 

 
Comments and responses to this notice must be in writing and submitted to by the close of business on 
the last day of the 30-day comment period. Please provide a contact name, phone number and email 
address with your comments. All comments must be sent to: 
 

Toben Barnum, Associate Planner 
City of Manteca, Development Services Department, Planning Division 

1215 W. Center Street, Manteca, CA 95337 
Phone: (209) 456-8517 Email:  tbarnum@manteca.gov 

 
Public Scoping Meeting: Pursuant to CEQA Guidelines Section 15082(c) (Notice of Preparation and 
Determination of Scope of EIR) and Section 15083 (Early Public Consultation), the City of Manteca will 
conduct a scoping meeting for the Project. The scoping meeting will be held via zoom on December 
21, 2022 at 6:00 P.M.  The City is requesting that you RSVP to Toben Barnum to obtain the link and/or 
telephone call-in instructions/information for the Zoom meeting.  

     
Toben Barnum, Associate Planner  Date 

https://www.manteca.gov/departments/development-services/planning/planning-division-documents/-folder-206
https://www.manteca.gov/departments/development-services/planning/planning-division-documents/-folder-206
mailto:tbarnum@manteca.gov
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Project Description 
 

 
Project Title: 144-490 Quintal Road  
 
Applicant: Quarterra Multifamily 
 
Project Location and Setting 
 
The Project site is comprised of four parcels totaling approximately 59.19 acres located at the juncture of 
Quintal Road, S. Main Street, and E. Atherton Drive in the City of Manteca. The Project site is identified 
by Assessor’s Parcels Numbers (APNs) 224-040-52 (144 Quintal Road), 224-040-07 (292 Quintal Road), 
224-040-06 (301 Quintal Road), and 224-070-11 (490 Quintal Road). The Project site is bordered by S. 
Main Street, vacant land, and commercial uses to the west and Highway 120 and commercial uses to the 
north. Existing residential developments border the Project site to the south and east.  
 
Existing Land Uses 
 
The Project site is currently designated Commercial Mixed Use (CMU) by the City of Manteca General 
Plan adopted in 2003. The Project site is currently undeveloped and does not have any structures or 
buildings that exist within the site; however, there is a paved roadway and several unpaved roadways that 
extend throughout the site.  
 
Surrounding Land Uses 
 
The Project site is surrounded by urban development and is located in close proximity to services and 
major employers, including healthcare and medical services, retail, restaurant, and market/grocery. Land 
uses surrounding the Project site include residential uses to the east and south; Highway 120 and 
commercial uses to the north; and S. Main Street, vacant land, and commercial uses to the west.  
 
Project Components 
 
The Project proposes to develop 818 residential dwelling units including: 672 multi-family for-rent 
apartments, 48 for-sale duplexes, and 98 single-family for-sale homes on an approximately 59.19 acre 
undeveloped site. The Project would also include an approximately 1.93 acre public open space and 
associated parking located onsite that would be accessible to the public as well as other amenities such 
as a dog park, game lawn, and club house that would only be accessible to those living in the proposed 
apartment complexes. Additionally, the Project would construct improvements to adjacent streets, on and 
offsite utility infrastructure, driveways, frontage improvements, and landscaping. The full detailed project 
description can be found in the attached Initial Study.  
 
General Plan Land Use Designation 
 
The City’s current 2003 General Plan designates the entire Project site as CMU. The City is currently 
updating its General Plan (General Plan Update) which is anticipated to be adopted in 2022. The City’s 
General Plan Update proposes to maintain the Project site’s current designation of CMU to the area north 
of E. Atherton Drive. With the adoption of the General Plan Update, a portion of the Project site located 
south of E. Atherton Drive is anticipated to be re-designated from CMU to Medium Density Residential 
(MDR). The Project would be consistent with the anticipated General Plan Update if adopted before the 
Project entitlements. However, the Project would require approval of a General Plan Amendment if the 
General Plan Update is not adopted before the Project entitlements.  
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Zoning 
 
The entirety of the Project site is zoned Mixed Use Commercial (CMU). A comprehensive rezoning to 
ensure consistency with the General Plan Update will take place at some point in the future. In the 
meantime, the Project proposes a rezoning to Planned Development (PD) Overlay to provide a variety of 
residential uses and recreational amenities, while retaining the underlying base zoning of CMU north of E. 
Atherton Drive and rezoning to Medium Density Residential (R-2) south of E. Atherton Drive.  

 
Required Project Approvals  
 
The City of Manteca is the CEQA lead agency for the Project. The Project requires the approval of the 
following discretionary approvals/entitlements and permits by the City of Manteca: 
 

• General Plan Amendment (if General Plan Update is not adopted prior to Project entitlements) 
• Rezoning of property south of E. Atherton Drive to R-2 to reflect General Plan MDR designation 
• PD Overlay 
• Major Site Plan 
• Development Review 
• Vesting Tentative Map 

 
Review or approvals from other jurisdictional agencies include: 
 

• South San Joaquin Irrigation District, specifically the relocation of their facilities Lateral-Y and Well 
81 

• Pacific Gas & Electric relocation and undergrounding of powerlines that run along Quintal Road 
• California Department of Transportation review of proposed improvements along S. Main Street 

 
EIR PURPOSE 

 
The purpose of an EIR is to inform decision-makers and the general public of the potential physical 
environmental impacts of a proposed project that an agency (in this case, the City of Manteca) may 
implement or approve. The EIR process is intended to: 

 
1. Provide information sufficient to evaluate a project and its potential for significant impacts on 

the environment; 
2. Examine methods for avoiding or reducing significant impacts which may include project-

specific mitigations or uniformly applied development regulations; and 
3. Consider alternatives to the proposed project.  

 
In accordance with CEQA, the EIR will include the following: 
 

• A summary of the project, its potential significant environmental impacts, and mitigations 
required to avoid or reduce those significant impacts; 

• A project description; 
• A description of the existing environmental setting, potential environmental impacts, and 

mitigations of the project; 
• Alternatives to the proposed project; and 
• Other environmental consequences of the project including: 

o (1) growth inducing effects 
o (2) significant unavoidable impacts 
o (3) irreversible environmental changes 
o (4) cumulative impacts, and 
o (5) effects found not to be significant. 
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Following the close of the NOP comment period, a draft focused EIR will be prepared that will 
consider all NOP comments. In accordance with CEQA Guidelines Section 15105(a), the draft 
focused EIR will be released for public review and comment for a required 45-day review period.   
 
PROBABLE ENVIRONMENTAL EFFECTS AND SCOPE OF THE EIR  

 
Pursuant to CEQA, the discussion of potential effects on the physical environment is focused on those 
impacts that may be significant or potentially significant. CEQA allows a lead agency to limit the detail 
of discussion of the environmental effects that are not considered potentially significant (Public 
Resources Cdes [PRC] Section 21100, California Code of Regulations [CCR] Section 15126.2(a) and 
15128). CEQA requires that the discussion of any significant effect on the environment be limited to 
substantial, or potential substantial, adverse changes in physical conditions that exist within the affected 
area, as defined in PRC Section 21060.5 (statutory definition of “environment”).  
 
Environmental effects identified in the Initial Study prepared for the Project that are dismissed as less 
than significant and unlikely to occur need not be discussed further in the EIR, unless the lead agency 
subsequently receives information inconsistent with the finding in the Initial Study (CCR Section 
15143). Environmental issue areas scoped out of the focused EIR will include an explanation of why 
these issues would not result in significant environmental effects and are not required to be evaluated 
further. Environmental issue areas that would be scoped out of the focused EIR are listed below. See 
the attached Initial Study for supporting evidence.

 
• Aesthetics 
• Biological Resources 
• Cultural Resources 
• Geology and Soils 
• Hazards and Hazardous Materials 
• Hydrology and Water Quality 

• Mineral Resources 
• Population and Housing 
• Public Services 
• Recreation 
• Tribal Cultural Resources 
• Wildfire

 
Based on the analysis in the attached Initial Study, the City of Manteca has determined that the Project 
will require preparation of a focused EIR pursuant to CEQA. The following topics will be evaluated in the 
EIR.
 

• Agricultural and Forestry Resources 
• Air Quality 
• Energy 
• Greenhouse Gas Emissions 

• Land Use and Planning 
• Noise 
• Transportation 
• Utilities and Service Systems 

 
Alternatives: The EIR will identify and compare a reasonable range of alternatives to the Project. 
Alternatives will be chosen based on their ability to avoid or reduce identified significant environmental 
impacts of the project while achieving most of the project objectives (CEQA Guidelines Section 15126.6).  
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Stormwater 

The Project proposes to utilize the existing 2.88-acre detention basin located adjacent to the southwest 
corner of the southern parcel to provide both stormwater detention and treatment onsite. The existing 
detention basin has been sized to attenuate a 10-year, 48-hour storm event and has been designed to 
empty within a maximum of 96 hours. The proposed development would tie into the City’s existing 48-inch 
diameter stormwater drainage system, located along E. Atherton Drive. The City’s stormwater drainage 
system is managed by the City’s Public Works Department. Additionally, there is an existing 48-inch 
diameter South San Joaquin Irrigation District/City dual use lateral line that is located and runs through 
the Project site and would be relocated within a new 30-foot easement that runs along the Buena Vista 
Drive right of way extension at the north end, then down Street D before finally tying back into E. Atherton 
Drive on the south end. 

Electricity, Gas, and Telecommunication 

Pacific Gas & Electric Company (PG&E) would provide electricity and natural gas services to the Project 
site. The Project would connect to existing electric and natural gas lines in the area. The Project would 
include energy conservation features including solar panels and would be designed in accordance with 
CalGreen Tier 1 standards. The Project would also relocate and underground (PG&E Rule 20) 
approximately 2,000 feet of power lines that currently run above grade from Hwy 120 along Quintal Road 
and then south along S. Main Street and terminate at the intersection of S. Main Street and E. Atherton 
Drive. The undergrounded lines along S. Main Street would allow for the additional lane of travel 
referenced in Section 2.5.4, Offsite Traffic Improvements. 

2.6 PROJECT CONSTRUCTION 

2.6.1 Schedule 

The Project would be constructed in two phases. Phase A would include construction of the two-family 
and single-family residential typologies (Phase III). Phase B would include development of the apartment 
components (Phases I and II). Phase A would take place over 2.5 years with construction starting in 
December 2023 and complete in April 2026. Phase B would be constructed over the same time period. 
All construction activities would be consistent with the requirements of the City’s Municipal Code and 
would occur between 7:00 a.m. to 7:00 p.m. on Monday through Friday, and 8:00 a.m. to 6:00 p.m. on 
Saturdays. No construction would be permitted outside of these hours or on Sundays or federal holidays. 
The offsite improvements would occur six months after the onsite improvements have been completed 
around April 2026 and would last approximately eight months. The offsite improvements would not be a 
separate phase but would occur within the scope of the two phases. 

2.6.2 Access and Staging 

All construction materials would be stored onsite, and construction of the Project is not anticipated to 
require road closures.  
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2.6.3 Construction Equipment and Workers 

The Project’s Phase A and Phase B construction would require the same construction equipment and 
would include equipment typically required for site preparation, grading, building construction, paving, and 
architectural coating. The construction of offsite improvements would require construction equipment 
required for grubbing and land clearing, grading and excavation, drainage, utilities, and subgrade work, 
and paving. The Project’s Phase A construction is expected to require approximately 100 workers during 
peak construction stage and peak construction traffic is anticipated to require approximately 275 off-haul 
truck trips per day. The Project’s Phase B construction is expected to require approximately 150 workers 
during peak construction stage and peak construction traffic is anticipated to require approximately 300 
off-haul truck trips per day. 

2.6.4 Construction Activities 

The Project site currently consists almost entirety of pervious areas. The Project is anticipated to disturb a 
total of 64 acres and would develop 46 acres of impervious surfaces and 18 acres of pervious surfaces, 
which would include landscaped areas and open spaces. The Project is anticipated to have a maximum 
excavation depth of 10 feet. The Project is anticipated to require a cut volume of 65,600 cubic yards and 
fill volume of 63,600 cubic yards for a total net volume of 2,000 cubic yards.  

2.7 REQUIRED PROJECT APPROVALS 

The following discretionary approvals and permits are anticipated for the Project: 

City of Manteca 

• General Plan Amendment for the property south of E. Atherton Drive from CMU to MDR (if 
General Plan Update not adopted prior to Project entitlements). 

• Rezoning property south of E. Atherton Drive from CMU to R-2 for General Plan consistency to 
correspond to the MDR designation. 

• PD Overlay.  

• Major Site Plan Development Review 

• Vesting Tentative Map  

• Development Agreement 

Other 

• South San Joaquin Irrigation District, specifically the relocation of their facilities Lateral-Y and 
Well 81 

• PG&E relocation and undergrounding of powerlines that run along Quintal Road 

• Caltrans review of proposed improvements along S. Main Street 
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3.0 ENVIRONMENTAL CHECKLIST AND ENVIRONMENTAL 
EVALUATION 

The environmental factors checked below would potentially be affected by this Project, involving at least 
one impact that is a “Potentially Significant Impact,” as indicated by the checklist on the following pages. 

 Aesthetics 
 Agricultural and Forestry 

Resources 
 Air Quality 
 Biological Resources 
 Cultural Resources 
 Energy 
 Geology and Soils 
 Greenhouse Gas 

Emissions 

 Hazards and Hazardous 
Materials 

 Hydrology and Water 
Quality 

 Land Use and Planning 
 Mineral Resources  
 Noise 
 Population and Housing 
 Public Services 
 Recreation 

 Transportation 
 Tribal Cultural Resources 
 Utilities and Service 

Systems 
 Wildfire 
 Mandatory Findings of 

Significance

Determination 
Based on this initial evaluation: 

I find that the proposed project COULD NOT have a significant effect on the environment and a 
NEGATIVE DECLARATION will be prepared.  

I find that although the proposed project could have a significant effect on the environment, there 
will not be a significant effect in this case because revisions in the project have been made by or agreed 
to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

I find that the proposed project MAY have a “Potentially significant impact” or “potentially 
significant unless mitigated” impact on the environment, but at least one effect 1) has been adequately 
analyzed in an earlier document pursuant to applicable legal standards, and 2) has been addressed by 
mitigation measures based on the earlier analysis as described on attached sheets. An 
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain to be 
addressed. 

Signature Date 

Toben Barnum, Associate Planner 
City of Manteca Development Services Department, Planning Division 
1215 W. Center Street, Suite 201, Manteca, CA 95337 

December 9, 2022
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3.1 AESTHETICS 

Would the Project: 
Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No 

Impact 

a) Have a substantial adverse effect on a scenic 
vista?     

b) Substantially damage scenic resources, 
including, but not limited to, trees, rock 
outcroppings, and historic buildings within a 
State scenic highway? 

    

c) In non-urbanized areas, substantially degrade 
the existing visual character or quality of public 
views of the site and its surroundings? (Public 
views are those that are experienced from 
publicly accessible vantage point.) If the 
project is in an urbanized area, would the 
project conflict with applicable zoning and 
other regulations governing scenic quality? 

    

d) Create a new source of substantial light or 
glare which would adversely affect day or 
nighttime views in the area? 

    

Discussion of Impacts 

a) Have a substantial adverse effect on a scenic vista? 

No Impact. According to the General Plan Update EIR, there are no officially designated scenic vista 
points within the City. The most significant visual features within or adjacent to the City are the San 
Joaquin River located to the west of the City and agricultural land and open space located in undeveloped 
areas within and surrounding the City (City of Manteca 2021b). These visual features are not located 
within the vicinity of the Project site and are not visible from the Project site. The Project site is located 
within an urbanized area of the City and existing developments surrounding the site obscure views to 
these visual features. Existing visual obstructions to these features include existing commercial and 
residential developments surrounding the site as well as HWY 120 which borders the Project site to the 
north with its off and on ramp to the west. Therefore, the Project would have no impact on scenic vista.  

b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, 
and historic buildings within a state scenic highway? 

No Impact. According to a review of the Caltrans California State Scenic Highway System Map, there are 
no state designated or eligible scenic highway located near the Project area. The closest State 
designated scenic highway is Interstate 580, located more than 14 miles southwest of the Project site. 
(Caltrans 2022). Therefore, the Project would not damage scenic resources within a state scenic highway 
and there would be no impact.  
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c) In non-urbanized areas, substantially degrade the existing visual character or quality of public 
views of the site and its surroundings? (Public views are those that are experienced from 
publicly accessible vantage point.) If the project is in an urbanized area, would the project 
conflict with applicable zoning and other regulations governing scenic quality? 

Less Than Significant Impact. The Project is located in an urbanized area of the City and therefore, this 
section analyzes the Project’s potential to conflict with applicable zoning and other regulations governing 
scenic quality. The City’s Zoning Ordinance establishes specific standards with which developments must 
comply such as minimum lot size, maximum building height, minimum building setbacks, and a list of 
allowable uses. The entirety of the Project site is currently zoned CMU. The Project proposes a rezoning 
to a PD Overlay over the entirety of the Project site while retaining the underlying base zoning of CMU 
north of E. Atherton Drive and rezoning to R-2 south of E. Atherton Drive. The Project would be designed 
and constructed in accordance with the standards set in the PD Document, which permits a total height of 
30 feet for single-family and two-family homes and 45 feet for multi-family apartments, to ensure that the 
Project would not result in any visual impacts. The Project is not located within the vicinity of scenic 
resources and existing development surrounding that site obstruct views of scenic resources within the 
City and therefore, the Project would not conflict with General Plan Update policies governing scenic 
quality. Conformance with the PD Document and any applicable Zoning Ordinance standards would 
ensure that the Project would not conflict with applicable zoning or other regulations governing scenic 
quality, and impacts would be less than significant. 

d) Create a new source of substantial light or glare which would adversely affect day or 
nighttime views in the area? 

Less Than Significant Impact. The Project site is currently undeveloped and there are no sources of 
light and glare that currently exists at the site. The Project site is located in an urbanized area of the City 
and developments surrounding the site contain multiple sources of lighting that are typical to developed 
areas including exterior lighting on residential and commercial buildings, parking lot lighting, streetlights, 
and vehicle headlights. Glare from adjacent land uses emanates from parked cars, passing cars, and 
windows on nearby buildings. The Project would be constructed in accordance with the City’s Municipal 
Code Chapter 17.50, Lighting, which contains standards and provisions related to exterior lighting such 
as, but not limited to, shielding, level of illumination, and height requirements of outdoor lighting. 
Additionally, the Project would prepare and submit a lighting plan as required by the City’s Municipal 
Code Section 17.50.070. The Project would be consistent with General Plan Update policies identified to 
minimize light and glare impacts from new developments such as General Plan Update Policy LU-3.8 
requires that proposed development projects be designed to maximize compatibility between existing and 
surrounding uses and reduce any potential impacts associated with aesthetics and lighting (City of 
Manteca 2021a). In the event the General Plan Update is not adopted at the time of Project entitlements, 
the Project would incorporate such policies to be consistent with the General Plan Update. 
Implementation of General Plan Update policies would ensure that new development projects utilize 
appropriate building materials that do not result in a significant increase in lighting and glare. Therefore, 
with the implementation of applicable General Plan Update policies and compliance with the City’s 
lighting and glare standards, the Project would not result in a new source of substantial light or glare and 
impacts would be less than significant.  

  



144-490 QUINTAL ROAD PROJECT 
Initial Study 
Environmental Checklist and Environmental Evaluation 

 

 3-4 
 

3.2 AGRICULTURAL AND FORESTRY RESOURCES 

Would the Project: 
Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporation 

Less Than 
Significant 

Impact 
No Impact 

a) Convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on the 
maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the 
California Resources Agency, to non-
agricultural use? 

    

b) Conflict with existing zoning for agricultural 
use or a Williamson Act contract?     

c) Conflict with existing zoning for, or cause 
rezoning of, forestland (as defined in Public 
Resources Code section 12220(g)), 
timberland (as defined by Public Resources 
Code section 4526), or timberland zoned 
Timberland Production (as defined by 
Government Code section 51104(g))? 

    

d) Result in the loss of forestland or 
conversion of forestland to non-forest use?     

e) Involve other changes in the existing 
environment which, due to their location or 
nature, could result in conversion of 
Farmland to non-agricultural use or 
conversion of forestland to non-forest use? 

    

Discussion of Impacts 

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), 
as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program 
of the California Resources Agency, to non-agricultural use? 

Potentially Significant Impact. The California Department of Conservation (DOC), as part of its 
Farmland Mapping and Monitoring Program (FMMP), prepares Important Farmland Maps indicating the 
potential value of land for agricultural production. The FMMP designates the Project site as Farmland of 
Statewide Importance and Farmland of Local Importance (DOC 2022). Therefore, development of the 
Project may result in the conversion of farmland to non-agricultural uses which could be a potentially 
significant impact. The Project’s impact from conversion of agricultural land would be analyzed fully in the 
EIR. 

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 

No Impact. The Project site is zoned CMU by the City’s zoning code. The zoning designation does not 
allow for agricultural uses and the Project site is not under a Williamson Act contract (City of Manteca 
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2021b). Therefore, construction and operation of the Project would not conflict with existing zoning for 
agricultural use or with a Williamson Act contract, and there would be no impact.  

c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined by Public 
Resources Code section 12220(g)), timberland (as defined by Public Resources Code section 
4526), or timberland zoned Timberland Production as defined by Government Code Section 
51104(g))? 

d) Result in loss of forest land or conversion of forest land to non-forest use? 

No Impact. The discussion below applies to Impact (c) and (d) as outlined above. 

The City’s General Plan Update EIR identifies that there are no forest lands or timberlands located within 
the City (City of Manteca 2021b). There are no parcels within the City that are currently zoned as forest 
land, timberland, or timberland production. Therefore, development of the Project would not result in 
conflict with zoning for forest land or timberland and would not result in the loss of forest land or 
conversion of forest land for non-forest uses. As such, there would be no impact. 

e) Involve other changes in the existing environment, which, due to their location or nature, 
could result in conversion of Farmland, to non-agricultural use, or conversion of forest land to 
non-forest use? 

No Impact. There are lands designated as Farmland of Statewide Importance by the DOC located to the 
west of the Project site. However, the Project site and surrounding areas are not used or designated by 
the City for agricultural or forest land uses. Construction and operation of the Project would not involve 
changes in the existing environment which would result in conversion of Farmland to non-agricultural 
uses or conversion of forest land to non-forest uses. Therefore, there would be no impact. 
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3.3 AIR QUALITY 

Would the Project: 
Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Conflict with or obstruct implementation of 
the applicable air quality plan?     

b) Result in a cumulatively considerable net 
increase of any criteria pollutant for which 
the project region is non-attainment under 
an applicable federal or State ambient air 
quality standard (including releasing 
emissions which exceed quantitative 
thresholds for ozone precursors)? 

    

c) Expose sensitive receptors to substantial 
pollutant concentrations?     

d) Result in other emissions (such as those 
leading to odors) adversely affecting a 
substantial number of people? 

    

Discussion of Impacts 

a) Conflict with or obstruct implementation of the applicable air quality plan? 

Potentially Significant Impact. The Project’s construction and operation could emit air pollutants that 
have the potential to conflict with or obstruct implementation of an applicable air quality plan, resulting in a 
potentially significant impact. An Air Quality, Greenhouse Gas, and Energy Study is being prepared for 
the Project to determine the air quality impacts resulting from the Project. The study has not been 
completed at the time of writing this Initial Study and therefore, the results of the study would be analyzed 
in the EIR. As such, the Project’s potential to conflict with an applicable air quality plan adopted for the 
purpose of reducing air quality impacts is potentially significant and impacts would be further analyzed in 
the EIR. 

b) Result in a cumulatively considerable net increase of any criteria pollutant for which the 
project region is non-attainment under an applicable federal or state ambient air quality 
standard? 

Potentially Significant Impact. The construction and operational emissions resulting from the Project 
could exceed the threshold of significance for air pollutants and emissions and could be cumulatively 
considerable resulting in a potentially significant impact. An Air Quality, Greenhouse Gas, and Energy 
Study is being prepared for the Project to determine net increase of pollutants resulting from 
implementation of the Project. The study has not been completed at the time of writing this Initial Study 
and therefore, the results of the study and air quality modeling would be analyzed in the EIR. As such, 
there is a potentially significant impact and the Project’s potential to result in a cumulatively considerable 
net increase of pollutants would be further analyzed in the EIR. 
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c) Expose sensitive receptors to substantial pollutant concentrations? 

Potentially Significant Impact. Sensitive receptors refer to those individuals of the population most 
susceptible to poor air quality including children, the elderly, and those with pre-existing health problems 
affected by air quality. Construction and operational emissions from the Project could expose sensitive 
receptors to substantially pollutant concentrations and result in a potentially significant impact. In addition 
to the Air Quality, Greenhouse Gas, and Energy Study mentioned above, the Project is preparing a 
Health Risk Assessment (HRA) to evaluate potential health risk impacts to sensitive receptors. The study 
has not been completed at the time of writing this Initial Study and therefore, the results of the study and 
the HRA would be analyzed in the EIR. As such, there is a potentially significant impact and the Project’s 
potential to expose sensitive receptors to substantial pollutant concentrations would be further analyzed 
in the EIR.  

d) Result in other emissions (such as those leading to odors) adversely affecting a substantial 
number of people? 

Less Than Significant Impact. The Project would develop residential uses and construction and 
operation of the Project would not generate substantial odors that would affect substantial number of 
people. Land uses typically considered associated with odors include wastewater treatment facilities, 
waste-disposal facilities, or agricultural operations and the Project does not contain any land uses 
typically associated with emitting odors. During operation, Project developments could generate odors 
from cooking or trash enclosures. These odors would not be substantial enough to be considered 
nuisance odors that would affect a substantial number of people. During Project related construction 
activities on the Project site, construction equipment exhaust, painting, and paving activities would 
temporarily generate odors. Any construction-related odor emissions would be temporary and 
intermittent. Additionally, noxious odors would be confined to the immediate vicinity of the construction 
equipment. Therefore, Project impacts from odors would be less than significant. 
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3.4 BIOLOGICAL RESOURCES 

Would the Project: 
Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Have a substantial adverse effect, either 
directly or through habitat modifications, on 
any species in local or regional plans, 
policies, or regulations, or by the California 
Department of Fish and Wildlife or U.S. 
Fish and Wildlife Service? 

    

b) Have a substantial adverse effect on any 
riparian habitat or other sensitive natural 
community identified in local or regional 
plans, policies, and regulations, or by the 
California Department of Fish or U.S. Fish 
and Wildlife Service? 

    

c) Have a substantial adverse effect on 
federally protected wetlands as defined by 
Section 404 of the Clean Water Act 
(including, but not limited to, marsh, vernal 
pool, coastal, etc.) through direct removal, 
filling, hydrological interruption, or other 
means? 

    

d) Interfere substantially with the movement of 
any native resident or migratory fish or 
wildlife species or with established native 
resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery 
sites? 

    

e) Conflict with any local policies or 
ordinances protecting biological resources, 
such as a tree preservation policy or 
ordinance? 

    

f) Conflict with the provisions of an adopted 
habitat conservation plan, natural 
community conservation plan, or other 
approved local, regional, or State habitat 
conservation plan? 

    

Cardno Inc. (Cardno; now Stantec) completed a Biological Resource Assessment (BRA) to assess for 
sensitive biological resources (wildlife species, plant species and habitats) within the Project area. The 
BRA includes results from a biological reconnaissance survey and desktop and resource assessment of 
the Project area. The reconnaissance survey was conducted by two Cardno biologist walking the entire 
Project area to identify any sensitive biological resources. The biologists recorded the dominant plant 
species within the Project area which included the following: Telegraph weed (Heterotheca grandiflora), 
prickly Russian thistle (Salsola tragus L.), and colocynth (Citrullus colocynthis). Within the Project area no 
suitable habitat for special-status species was observed, but a seasonal drainage occurs at the far east 
side of the Project area, approximately 50 feet south of E Atherton Drive. The seasonal drainage was 
identified based on a change in the vegetation community and the dominant plant species included giant 
reed (Arundo donax) and various non-native grass species. The seasonal drainage is approximately 150 
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feet in length and 20 feet wide. A formal delineation of this feature determined that it does not meet the 
requirements to fall under the jurisdiction of the United States Army Corps of Engineer (USACE), 
Regional Water Quality Control Board (RWQCB) or the California Department of Fish and Wildlife 
(CDFW). 

In addition to a biological reconnaissance survey, Cardno completed a desktop analysis to identify 
sensitive biological resources that may occur within the proposed Project site and region, as defined by 
CDFW, the U.S. Fish and Wildlife Service (USFWS), and California Native Plant Society (CNPS). The 
following resources were used to identify those potentially occurring biological resources: 

• CDFW CNDDB records search of special-status species and habitat observations within a five-
mile radius 

• CNPS online Inventory of Rare and Endangered Plants of California for Manteca, Avena, Peters, 
Lathrop, Stockton West, Stockton East, Salida, Vernalis and Ripon USGS 7.5-minute Quads 

• USFWS list of endangered, threatened, and candidate species that may occur within the 
proposed Project site 

• USFWS Designated Critical Habitat data for federally threatened and endangered species 

See Appendix A and B for the Biological Resource Assessment and Wetland Delineation Report, 
respectively. 

Discussion of Impacts 

a) Have a substantial adverse effect, either directly or through habitat modifications, on any 
species identified as a candidate, sensitive, or special status species in local or regional 
plans, policies, or regulations, or by the California Department of Fish and Game or U.S. Fish 
and Wildlife Service? 

Less Than Significant Impact With Mitigation Incorporated. As discussed in the BRA, one plant 
species, lesser saltscale (Atriplex minuscula), has a low potential to occur within the Project area. While 
the Project occurs within the range for this species, the disturbed nature of the Project area provides low 
quality habitat for this species. Due to the low-quality habitat, this species is not expected to occur. No 
effects to special-status plants are anticipated. Two wildlife species, loggerhead shrike (Lanius 
ludovicianus) and Swainson’s hawk (Buteo swainsoni), have moderate potential to occur within the 
Project area. The small grove of deciduous trees located just outside the Project area to the north provide 
suitable nesting habitat for Swainson’s hawk, and the small grove of trees and line of trees within the 
median of E Atherton Dr provide suitable nesting habitat for loggerhead shrike. Marginal foraging habitat 
occurs within the Project area. One species, burrowing owl (Athene cunicularia), has low potential to 
occur in the Project area.  No ground squirrels or ground squirrel burrows were observed during the 
reconnaissance survey to provide habitat for burrowing owl. The species identified as having low potential 
to occur is not expected to occur due to the poor-quality habitat within the Project area. The Project area 
does provide suitable nesting habitat for migratory birds. There is a small grove of deciduous trees 
located just outside the Project area to the north, and a line of trees within the median of E Atherton Dr 
that provide suitable nesting habitat for non-listed birds. The presence of trees on-site and in the vicinity 
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of the Project area could provide suitable nesting and foraging habitat for various bird species that are 
protected by the Migratory Bird Treaty Act or California Fish and Game Code. Therefore, construction 
activities could have the potential to affect nesting birds if construction activities were to occur during the 
breeding season (i.e., February 1 through August 31).  

To avoid any potential impacts to loggerhead shrike, Swainson’s hawk or nesting birds, Mitigation 
Measure BIO-1 is recommended for this Project. As such, potential impacts to nesting birds would be less 
than significant with mitigation incorporated. 

BIO-1: Avoid Disturbance of Nesting Birds. Vegetation removal and construction activities shall 
be initiated during the non-nesting season for migratory birds from September 1 to January 31. If 
work cannot be initiated during this period, a nesting bird survey shall be performed by a qualified 
biologist for species protected by the Migratory Bird Treaty Act and California Fish and Game Code 
within a 250-foot radius of proposed construction activities for passerines, and .25 miles for raptors, 
no more than two weeks prior to the start of construction activities. If active nests are found, a no-
disturbance buffer shall be placed around the nest until young have fledged or the nest is 
determined to be no longer active by the biologist. The size of the buffer shall be determined by the 
biologist based on species and proximity to activities and may be reduced at the discretion of the 
biologist. Active nests shall be monitored by a biologist to determine time of fledging.  

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community 
identified in local or regional plans, policies, or regulations or by the California Department of 
Fish and Game or U.S. Fish and Wildlife Service? 

No Impact. The proposed Project would not alter or adversely affect riparian areas or other sensitive 
natural communities, including wetlands, because no riparian areas or other sensitive natural 
communities were identified. Predominant species observed within the Project area include Telegraph 
weed, Russian thistle, Palmer amaranth (Amaranthus palmeri), common sunflower (Helianthus annuus), 
mat amaranth (Amaranthus blitoides) and colocynth. Other species observed include a species of oat 
(Avena spp.), species of radish (Rhaphanus spp.), and hedge bindweed (Calystegia sepium). There is a 
change of vegetation within the Project area where there is a seasonal drainage on the eastern side of 
the Project area. Species observed within the seasonal drainage include giant reed (Arundo donax), 
rough cocklebur (Xanthium strumarium), Palmer amaranth (Amaranthus palmeri), brome fescue (Festuca 
bromoides), hairy crab grass (Digitaria sanguinalis), California melic (Melica imperfecta), Bermuda grass 
(Cynodon dactylon), and tall manna grass (Glyceria elata). Telegraph weed and Russian thistle were also 
present within the seasonal drainage. Therefore, the proposed Project would have no impact on riparian 
areas or other sensitive natural communities. 

c) Have a substantial adverse effect on state or federally protected wetlands (including, but not 
limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological 
interruption, or other means? 

No Impact. The proposed Project would not adversely affect state or federally protected wetlands 
because no wetlands under the RWQCB or USACE jurisdiction were identified on the site. The National 
Wetlands Inventory showed two riverinies within the Project area, and a seasonal drainage that was 
observed during the biological reconnaissance survey. Wetland delineations then occurred at identified 
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sampling points within the Project area based on the National Wetlands Inventory data and observations 
from the biological survey. Based on the findings in the wetland delineation report (Appendix B), the 
Project area contains no wetlands or other waters that are potentially subject to the USACE jurisdiction 
pursuant to the Clean Water Act. No portion of the Project area meets the three criteria for federal 
wetlands (dominance of hydrophytic vegetation, evidence of wetland hydrology, and hydric soils) and no 
surface water was present during the survey event. In addition, no other waters were identified based on 
the lack of an ordinary high water mark (OHWM) and connectivity to a downstream Traditional Navigable 
Water. The three water features are also not considered potential waters of the State because they lack 
an OHWM and connectivity to downstream waters and did not contain hydrophytic vegetation, evidence 
of wetland hydrology, and hydric soils. As such, there is no impact to state or federally protected 
wetlands. 

Based off the site plan presented in Figure 5, no construction is planned within at least 25 feet of the 
season drainage; therefore, no impacts are expected to this feature and no mitigation or minimization 
measures are required. If site plans change and impacts are anticipated to this feature, it may be 
necessary to coordinate with the USACE and/or RQQCB to get final authority in determining the status 
and presence of jurisdictional wetlands/waters and the extent of their boundaries. 

d) Interfere substantially with the movement of any native resident or migratory fish or wildlife 
species or with established native resident or migratory wildlife corridors, or impede the use 
of native wildlife nursery sites? 

No Impact. Extensive development, roadways, and highways surround the Project site, which minimizes 
the opportunity for wildlife to move freely across the vicinity of the Project site. In addition, the Project site 
does not represent a corridor that links areas of open space lands. The City’s General Plan Update EIR 
identifies that there are no wildlife movement corridors that have been identified within the City and the 
City does not provide an important connection between any areas of natural habitat that would otherwise 
be isolated (City of Manteca 2021b). Additionally, the CDFW California Habitat Connectivity map identifies 
the Project site as being located in an area with limited connectivity opportunity (CDFW 2022). As such, 
the Project site is not considered to support wildlife movement or native wildlife nursery sites, and there 
would be no impact from construction and operation of the Project.  

e) Conflict with any local policies or ordinances protecting biological resources, such as a tree 
preservation policy or ordinance? 

No Impact. The City’s Municipal Code Section 17.48.060, Landscape Care, Maintenance, and 
Replacement, provides regulations for the removal of existing trees. Section 17.48.060 indicates that the 
removal of a tree should not be conducted unless it is determined that it is infeasible to save the tree by 
any other method and prior to the removal of any tree, approval from the Planning Director is required. 
The Project site is covered by vegetation consisting of weeds but does not include any existing trees. 
Therefore, the Project would not require the removal of any trees that could conflict with a tree 
preservation policy or ordinance. The Project would not conflict with any policies or ordinances protecting 
biological resources and there would be no impact.  

f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan? 
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Less Than Significant Impact. The City is a signatory of the San Joaquin County Multi-Species Habitat 
Conservation and Open Space Plan (SJMSCP) which was approved in 2000-. The Project would not re-
designate any land currently designated for open space or habitat protection and as such, would be 
consistent with the adopted SJMSCP in terms of land uses and habitat conservation. The Project would 
be consistent with the provisions of the SJMSCP as required by General Plan Update Implementation 
measure RC-9a.  (City of Manteca 2021a). Therefore, construction and operation of the Project would not 
conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community Conservation 
Plan, or other approved local, regional, or state habitat conservation plan and impacts would be less than 
significant.  
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3.5 CULTURAL RESOURCES 

Would the Project: 
Potentially 
Significant 

Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Cause a substantial adverse change in the 
significance of a historical resource as 
identified in Section 15064.5? 

    

b) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to Section 15064.5? 

    

c) Disturb any human remains, including 
those interred outside of formal 
cemeteries? 

    

Discussion of Impacts 

a) Cause a substantial adverse change in the significance of a historical resource pursuant to 
Section 15064.5? 

No Impact.  

A desktop review of buildings over the age of 45 was conducted by an architectural historian, and no 
historic resources (likely eligible under state, federal, or local historic preservation criteria) were identified. 
Thus, the Project is not anticipated to have an impact on any known or potential historical resources 

b) Cause a substantial adverse change in the significance of an archaeological resource 
pursuant to Section 15064.5? 

Less Than Significant.  

According to the City’s General Plan Update EIR, the City currently has 95 previously recorded 
archaeological sites and six built resources within the City’s General Plan Update boundary (Planning 
Area). The City’s Planning Area includes the entire City limits and the City’s Sphere of Influence (SOI). 
General Plan Update Implementation measure RC-11a requires a records search be conducted for any 
proposed development project to determine whether the site contains any known archaeological, historic, 
cultural, or paleontological resources and/or to determine the potential for discovery of additional 
resources. Additionally, General Plan Update Implementation measure RC-11b requires a cultural and 
archaeological survey be conducted prior to approval of any project which would require excavation in an 
area that is sensitive for resources (City of Manteca 2021a).  

In accordance with General Plan Update Implementation measure RC-11a, a records search was 
conducted, and a Cultural Resources Study and associated site surveys were prepared for the Project 
(Appendix C). Identification efforts included a records search at the Central California Information Center 
of the California Historical Resources Information System in Turlock, California, and Sacred Lands files 
maintained by the Native American Heritage Commission. The records search included a review of 
records for the Project area and a surrounding radius of 0.50 mile. A pedestrian survey of the Project area 

































































































































































http://wetland-plants.usace.army.mil/


https://casoilresource.lawr.ucdavis.edu/gmap/
https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx






















































































































https://www.abc10.com/article/news/how-the-city-of-manteca-got-its-name-in-california/103-ff2d55d9-3b06-4672-9fb3-ac17be1d6549
https://www.abc10.com/article/news/how-the-city-of-manteca-got-its-name-in-california/103-ff2d55d9-3b06-4672-9fb3-ac17be1d6549
https://www.santacruzsentinel.com/2020/11/25/amah-mutsun-tribal-band-reignites-cultural-burning/
https://www.santacruzsentinel.com/2020/11/25/amah-mutsun-tribal-band-reignites-cultural-burning/
https://manteca.org/about-manteca/
https://themantecamuseum.org/history/


https://nahc.ca.gov/cp/
https://www.fresnostatenews.com/2012/05/07/chukchansi-pledges-1-million-for-language-study-and-revitalization/
https://www.fresnostatenews.com/2012/05/07/chukchansi-pledges-1-million-for-language-study-and-revitalization/
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